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ABSTRACT:

The Plianning Area 3 Neighborhood Plan presents recommendations for
the preservation of three neighborhoods (Hungeriord-Stoneridge, New
Mark Commons, and Monroe-lLvnfield) which are located south of the
City's Town Center and wes: of Rockville Pike. Both procedural

concern

such as inter-neighborhood and city gcvernmen: relations,

and substantive issues, such as bufferings, school closings, and
traffic circulation, are examined in an effort to develop a compre-

hensive neighborhood preservation strategy for the area. The plan
sets forth the local legislative body's policies and public actions
which will guide future decisions and implementation strategies.

The plan is organized intec five chapters. Chapter 1 summarizes the
planning process and the findings and recommendations. Chapter 2
discusses land use and zoning issues and recommends the adoption of
buffer standards and a Proposed Land Plan. Chapter 3 describes the
transportation systex 1in Area 3 and recommends the adoption of

Master Plan of Highways, 1including construction of Ritchie Parkway.

Chapter &

Community Facilities, examines the parks and schools

serving Area 3 and sets fcrth recommendations on positive uses for

ciosed schcols.

3.

Chapter 5 briefly reviewed bousing issues in Area



Ordinance No. 10-85 Crdinance: To adecpt the "Planning
Area 3 Neigborhood Plan”
as an amendment to the
adopted Master Plan for
Rockville,

WHEREAS, the City of Rockville Planning Coomission (hereinafter
referred o as the Commission), under the provisions of Section 3.07 of

Article 66B 0f the Annotated Code of Maryland may recommend acdop:iion of =&

Plarn for the whole or any part of the City, and may recommend adcpticn of

(a4

any anendment or extension cf or addition to the Plan; and

WHERZAS, pursuant to Section 3.08 of Article 656B of the Annctated Code
¢f Maryland, the Mayor and Council cf Reockville did, by Ordinance No. l4-
73, adopz, with amendments, the (970 Master Plan for Rockville as the Plan

for the City of Rockville; and

WHEREAS, <the Maver and Council ¢iZ instruct the Cemmissicon i the
Magrer Plan to proceed te formulate and detail individual plans for
neighborhoods in trhe Cizyv, pursuant te regquirements conzained In Secriion
3.05 ¢f Article 66B cf the Annotated Cole of Marviand, 1t the inzen-
tion of the Mavor and Council that such plan(s) become an amendment tc  the
?lan for the City of Rocxville; and

WHEREAS, the ¢id cause o0 have prepared, pursuani to the
provisions c¢f Article 65% of the Annotazed Cole of Marviand, a oplan for
Planning Area 3, ntitled "Planning Area 3 Neighborhood Plan,” arnd ino

= PN Rk —~A el - R Ral < ey - ow ye b NE DT a- -~ - < < e o Petod -
CI pregsent Cconiliinns ancd ILUliT2 ETOWT O PLanning Aresza 3y, Wil c ¢ regard
o 1Ts re_artigon Lo TeLUN2CIINgE prTCperty and :EffA:\)fy; anc



Ordinance No. 10-85 -2~

WHEREAS, said Planning Area 3 Neighborhood Plan” was prepared with
the general purpose of guiding and accomplishing the coordinated, adjusrted,
and harmonious development of Planning Area 3 and the City which will, 1in
accordance with the present and future needs of said area and of the City,

best promote the health, safety, morals, order, convenience, prosperity,

anc¢ general welfare, as well as efficiency and economy in the process of

develcpment; including, azmong other things, acequate provision for lighr
and air, conservation cf ratural resources, the preventicn of environmencal
pollution, the promoticn of good civic design and arrangezent, wise and ef-
ficient expenditure of public funds, and the adequate provisicn of public
utilities and other public reguirerenss; and

WAZRIAS, the Commission did refer a copy of said ‘Planning Area 3
Nelghborhoold Plan tc all adicining planning furisdictions, and ¢ a..
State and local iurisdicricns tha: have responsibility for finmancing or
constructing public improvenments necessary to implemens the "Planning  Ares
3 Neigbborheod Plan,” at least six:ty (60) davs prior sco the and

WHEREAS, after opreparaticn of said ‘Planning Area 3 Neighbdorhood
Plan” the Cormmission gave notice that a pudblic hearting would be helld on
said Planning Area 3 Neighborhood Plan” as an amendmen: o the Plas for
the City of Reexville, con Vednesdav, December 12, 1984 a- 8:20 PM, which

notice was published in a newspaper of general circulation in -he City of

Rockville; and



ré¢inance No. 1C-85 -3-

(@)

WHEREAS, the Commission having considered the testizony presented at

said public hearing did, by Resolution 1-85, approve and reccmmend the

adopzion of the "Planning Area 3 Neighborhood Plan” for the City cf Rock-

WHEEREAS, wunder the provisions of Section 3.08 of Artic:ie 663 of the

Annozaced Code cf Maryland, the Mayoer and Council shall adopt amendments ¢

the Plan of the Cizyv ©f Rockville; and

WEERTAS, the Plannirng Arez 3 Neighborhced Plan,” as adcpied below,
~axes specific recommendaticns intended tc izprove the éappearance  and
funciicn ©f Planning Area 3 shall serve as & guide to public  and
srivate actions and <decisicns to insure the development oI public  end
srivaze properties In ap,ropriate

NCw, THEREFORE, B3I 1T CRDAINED BY THI MAYID AND COUNCIL 7F RO ,
MARYLAND, as fcllows

- Trat tne "Planning Area 3 Neighborrocod Se and The saTe IS
~orehv adonted as an amendment o tre Plan Ior tre Cliv ool Reooxkville, sald
'Planmning Area ¥ Neighboriood Plan’ conmsisting oI the publication gntitlod

(98]

®lan,’ Rocxville,

I reredby certify that the foregoirz 1s &
crue 2nd CorTrecT CoOpv ol oan Jriinance acoptod
Pv o the Mavor and Council oI Rocxville at 1:ts
mee Iing Sriloxn, I



1Y ROCKVILLE

-~

Citv of Rockville = Maryland Avenue at Vinson = Rockville, Maryland 20850-2364 = (301) 424-8000

January 17, 1985

Mayor Viola D. Hovsepian
City of Rockville

111 Maryland Avenue
Rockville, MD 20850

Dear Mayor Hovsepian:

RE: Approved Hungerford/Stoneridge/New Mark Commons Neighborhood
Plan

The Planning Commission herewith forwards for the consideration
of the Mayor and Council of Rockville the Approved Neighborhood
Plan for Planning Area 3.

Article 66B, Section 3.08 of the Annotated Code of Maryland,
empowers the Mayor and Council as the local legislative body to
adopt the plan by ordinance. The Planning Commission stands
ready to assist the Mayor and Couicil in its review and delibera-
tions on the materials attached hereto.

Sincerely,

Donald Boebel, Chairman
Rockville Planning Commission

DB:ebw

Attachments

MAYOR Viola D. Hovsepian = COUNCIL: Stephen N. Abrams. Dougias M. Duncan. Peter R Hartogensis. John Tyner II
CiTY MANAGER larn N Bixck = CITY CLERK Helen M. Heneghan = CITY ATTORNEY: Paul . Glasgow



Resolution <o. 1-853 RISDOLUIINT: "c  approve and recomnmend the adoon-
tion of the Jeighbdorhood Plan for
?lanning Area 3 as an ameniment to
the Adopted and \pproved Plan for
the City of Rocxville.

wHIZIRZAS, the City of Rockville Planning Commission (hereinafter re-
ferred to as the "Comnission”), under the provisions of Sectien 3.07 of
article 5673 of the Annotated Code of ‘aryland may recomnend adoption of any
amendzaent for the whole or any part of the City, and nay recommnend adoption
of any aanenduent or extension of or addition to the Plan; and,

wiZR7ZAS, the Conmmission previously adopted a Master Plan for the City
of Rockville, MYarylaad, on July 2), 1370; and,

WAIRTAS, the layor and louncil did instruct the Conmission througn the
1970 Master Plan to proceed to formulate de*ailed neighborhood plans for
Rockville pursuant to regquirements contained i1 Article 653, section 3.25
of tne Annotated Code of “aryland, it being the intention of the !ayor an-?
Council that the final neignborhood plan become amendments to the Plan fo
the City; and,

viHIRTAS, the Comulssion did cause to have prepared pursuan: te Section
3.05 of Article 653 of the Annotated Code of .laryland, a plan for the
Markwood/Hungerford/Stoneridge/New Mark Commons neizhborhoods of Rockville,

‘laryland, to be known as Planning Area 3; and,
~i=ZR7\S, the Coarission in preparation of said Neighborhood Plan for
Planning Area 3, which corrosponds tc a major geographical section of tr-=
city as defined therein, did maxe careful and comprehensive surveys and
stulies o0f present LOWdlClOWS and future grow:zh within the olanning area,

witn due resgard for {ts relation to neighbdosring property anl territorv;

m

ViIIRTAS, the Neighborhood Plan for Planning Area 3 was aade with th
general purpose of guiding and acconmplishing the coordinated, adjus:ed n
harmonious developmneat of a section of Rockville and its environs wh
will, 1in accordance with present and future needs, Dbest promote health,
safety, mcrals, crder, convenience, prosperity, and general welifare, as
well as efficiency and economy in the process of development, including
anong otnher things, adeguate provisions for traffic, and promotion of
public safety, adeguate provision for light and air, conservation of natu-
ral resources, the prevention of environmental pollution, the promotion of
good civic design and arrangement, wise and efficient expenditure of public
funds, and the adeguate provisions of public utilities and other pudblic
requirements; and,
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mnission gave notice of the tine

2 said NWeighborhood lan  as  an
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S, after the preparation of
to the Plan for the City, th
public hearinzgs to te he
the Plan for the City by giving notice in a newspape

i
circulation in the City; and



Resolution vo. =—=85 -2~

4322R2AS,  the Coanission did refer copies of said Neighborhood Plan to
all adjoining planning jurisdictions, and to all State and local Jurisdic-
tions that have responsibility for financing or constructing public i=-
provements necessary to implement the "Neighborhood Plan, ™ at least sixty
(60) days prior to the public hearing; and,

A4ZRZAS, the Coanission held a public hearing on  said Neighborhood
Plan in the Council Chanbers at Rockville City Hall in Rockville, faryland,
on December 12, 1384; and,

WHIRIAS, the Planning Conmission did take into consideration testinony
presented at said pudblic hearing and now desires to present its
3

recommendations as an auendzent to the Plan for the City of Rockville,
“Aaryland; and,

J4ZRZAS,  this Neighborhood Plan is intended to focus public attention
on fundamental asoects of City planning and to present a series of shecific
action recoxmendations intended to improve the appearance, design, func-

tion, and stadility of Rockville's neighborhoods; and,

FHZIRZAS, the neighborhood plaaning and development policies
reconnended in the Neighborhood Plan have been closely coordinated with
and represent an extension of development, land use, zoning, transporta-
tion, housing, and public facility policy contained in the Plan for the
City of Rocxville, ‘laryland.

e

W, THERZTORI, 3T IT RESDOLVED by the Planning Comnission of
Rocxville, '‘aryland, as follows:
i. “nat the Neighborhood Plan for Planning Area 3 be hereby approved
and recomnended for adoption by the ‘‘ayor and Council of Rockville,
land, opursuant to Article 653, Section 3.08 of the Annotated Code of
land as an amendment to the Plan for the City of Rockville, daryland, d
January , 1385.

ERAKRRRAR XX A

Ae certify that the above is a true and
correct copy of a Resolution adopted by the

Planning Coamission of the City of
Rockville, ‘iaryland, at its meeting of

Januaryl6, 1385,

ML@)}%&L

Donald 3o0ebel, Chairman
Rockville Planning Commission

, Jirector of Planning




CITY OF ROCKVILLE
PLANNING COMMISSION

DONALD BOEBEL
CHAIRMAN

LEAH K. BARNETT CARLOS CABAN
COMMISSIONER COMMISSIONER

GRANVILLE PAULES JAMES VITOL"
COMMISSIONER COMMISSIONER

* Mr. Vitol replaced Commissioner Hartogensis on December 3, 1984.
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THE NEIGHBORHOOD PLAN OFFERS AN IDEAL VEHICLE TO
COLLECTIVELY ANALYZE AND EXPLORE ALTERNATIVE SOLU-
TIONS TO NEIGHBORHOOD ISSUES IN CLOSE ASSOCIATION
WITH THE RESIDENTS THEMSELVES.

A neighborhood is more than a geographic location
within the city. 1t is a mirror of the City that
provides the political and social ingredients to
bind the community to a common purpose. Over its
lifetime, every living thing experiences change,
A neighborhood is no different., There are changes
in housing stock, in residents, their age, income,
and racial or ethnic mix. At times a particular
neighborhood can be a very popular place in which
to live. At other times, it may be less attrac-
tive.

The neighborhood plan attempts to identify issue
that confront an area on a day-to-day basis.
affords an opportunity for the affected community
to focus attention on the forces that exer: pres-
sures for change and to formulate a response ‘or
the consideration by the governing body,
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In Septemder 1982, the planaing ~rocess began for
Planning Area 3. The Planning C. -ission appoint-
ed a Neighborhood Planning Advisory Group (NPAG)
consisting of residents from the planning area.
The NPAG served in an advisory capacity to the
Planning Commission throughout the plan develop-
ment process. It reviewed and interpreted data
and information collected by City staff who served
as resource to the advisory group.

The NPAG held two community workshops in October
1982 to solicit residents' views about their
neighborhood and to identify issues that should be
addressed by the plan. Subsequent task force
neetings were held to study such areas as land
use, transportation, housing, and schools. The
task forces collected and reviewed data from sur-
veys and field <trips and consulted with City,
County, and State officials.

In August 1983, the NPAG submitted a report to the
Planning Commission 1/. It outlined a series of
issues facing the neighborhoods. That report has
served as the basis for this plan and its recom-
mendations.

A key issue raised by the XNPAG dealt wi-h
extending the P.A. boundary to include portions of
Area 12. After lengthy discussion of this issue
it was decided that the boundary should not change
because of the feocllowing reasons:

o When the Planning Coxmmission established 18
planning areas for purposes of study in 1982,
all planning area boundaries were carefully
reviewed by the Planning Commissiona, debated,
and public hearing held thereon. Conditions
have not =materially changed to warrant a
change in boundary.

o) The orientation of existing land use in P.A.
3 does not support adjustment in the planning
area boundary.

t is fully anticipated that the areas south
of New “ark Commons and Markwsood owned by
Montgonery County and Tower-Dawson Associates

1/ NPAG.

Report from the A4rea 3 Neighborhood Planning

Advisory Group, Augugt 1933,

—
I
98}



S IIARY

a=

—~ s

¥

R atel
LoD

will be assembled intc a3 sin
nvolving all of the undevelope
2. “his common ownarshin is nore conducive
to a couprenheansive development ovlan for A

I than to divide the area roughlv ia half

and create two separate planning areas.

o “ven though ocutside the bouniaries of th
study area, this plan embraces the concept o
a unified development prograx for 2.4\, 12,

A0 RICDHEWDTIONS

A strength of the planning process is thar it can
be used to identify shortcomings in the processes
0f Tity government and sugzest ways to hetter

address the 1issues.

3ased on the report of the 2.3 and ad i
information and observations by staff, the follow-
q

[$%

)
re

ing issues have been identified., T“here ‘s be-
lief among members of the Planning Zomnission that
these Issues may be of significance o other nlan-
ning areas and ﬂE)”“DOTHOOuS in the ZTity. Their
identification along with reconmended resnonses
are highlighted in this introduction as a3 way of
sat Tt

qe tone and thenz of this plan.

IMPRDVEMENT IS NEEDED In INTER-NTIGHSIRHIID AND
CITY GOVIRNMZINT RILATIONS.

“his plan as well a
(=]

ol
nications between Zit
ATong the actions

o innual zeetings of the neighborhood associa-
tion with the planning coanission.

o) Continued reliance on civic/homes associa~-
tions 3s the »riwmary conduit for the flow of
information between the neighborhood and city

governnment.

o Scheduled neighborhood worxshons vith the
professional City staff to discuss the plan-
ning and developaent reviews processes.

]

“he civic association could establisn
untary neighbornood based citizen planniag

conmittees to monitor develoonments



THERE IS A NEED TC FOCUS ATTENTION ON NEIGHBOR-
HOOD COHESION AND SENSE OF IDENTITY IN ORDER TO
STRENGTHEN THE NEIGHBORHOOD AS A CONSTRUCTIVE
SOCIAL UNIT WITH A QUALITY LIVING ENVIRONMENT

0 CREZN SPACES AND RECREATTIONAL AREAS

o COXVELTRNT SHOPPING TOCATTONS
o NEARNECS OF NEIGHBORHOG) ~0 MUPLOYNENT

o ABECUATD TRANKPUORTATTON

0 GOOD LEVEL OF CGOVERNMENT SFPVT(CHES
¢ Sy

ST NTONCSes tnAL a4 stat
0of l1ife chijectives bde

5
public ard private sec

ACcLionr trAat Tay Le disruptd

MVITCNTEL T .

INTERNAL NEIGHBORHOOD STABILITY MUST BE PRESERVED

This  pian TroDOoSes # Series Ol relnted nelilnos
irternded to strengtter nelghsdortoor slabi iy ang
prevent Initrusion 27 urdesiral oo acl: AR
couls  he detrimental 0 rmaintaining O U
craracior,

Soecfic Litv responses to this thomo g0y 1T

ciuce:

c A afrirmative puhlic siaterert ol s
nian ¢~ balance 1s & rTeflection of the
chcracter of  thc neighboriocc as 1T oXisls
arc 1s  planned to he. Puhlic or rrivote
cevelconment decisions should ol be 1nconsls-—
rent with this plan or change the  character
of the noishhorheooc,

¢ T D.AT OTCC o agentes s s TTCOnOTe e, R
tne rolighnorhoca VOLVES OVer LiTe, INeTC 7o
B¢ CmnorIuTiticos 0 1TITeoule Ton ale LS
ane  deveLloprent COoncenis 0Or  proceluris.



"To  this  ond o d0int roovaminar o o b
pion with  tre Piconirg Cermiss:on iels
cesignaroed representatives rroc SN
recognized noignborbood 0rganizaliorns olaled
1r  Pilémniryg  Areva 3 1S reconmerncen., Tre
review  shoula be undertarxer one  viAar frer

the asaoption of  the piar and  everv trreo
years thereafter or as necodew thenm ¢ moior

planning 1ssuc arises.

Y

o This piar recomrends 1o zoring  Map
changes in tre plannipg ares as = meansg
to stahilize tihre zoring NaElleTrns,
reinforce neighborhood character, and b

consisrert with the _ens use D.en

recormencations.’

< An  exxminaticn cf Cltv developre-
crdinadnces wilr  erphasis  or
stardards any

a
Nousing unizs in the neighborrtcod.

BUFFERING AND OTHER LAND USE SCREENING TEC:NIQUES
AROUND THE PERIMETER OF THE ©PLANNING AREA ARE
NEEDED TO PROTECT NEIGHBORHOODS FROM THE NEGATIVE
EFFECTS OF DEVELOPMENT

NEIGHBORHOOD TRAFFIC PATTERNS NEED TO BE STABI-
LIZED AND CARE TAKEN TO PROTECT POINTS OF ACCESS
TO THE NEIGHBORHOOD FROM THE NEGATIVE EFFECTS OF
NEW STREET CONSTRUCTION OR ALTERED TRAFFIC FLOW.

Tris plan recommends continuation ©f the cel.v. or
concept aT tre neighbtorhood level as &n elfecti:ive
means of preservirg the integritv and  trarcuiiicy
or th id

the residentisl areas. Specia. recormencations
e  made concerring rew highwav ceonsoiructiorn e x:
to neigrhorhoods to acrieve adcitional

and insulction rror neise
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THZRT IS THT N=ZID T2 ASSURY FOR PRISTYT AND FUTY
RIZSIDENTS AN ADTQUATZ SUPPLY DOF '{DDTRATELY PRICED
DAZLLING ©NITS IN A VARIZTIY D7 STYLTS A D LIVI

ARRANGEHMENT

FACILITY PLANNING POLICIZS 27 THI 1DvTGDO {ZIRY
COUNTY 30ARD OF EDUCATION SHOULD BE SENSITIVI TO
THZ PURPISE OF NWEIGH3JORHJIIDS AND SHOULD SEEX,
WITHIN ESTASLISHED POLICY OJOF THEZ 3DJARD, T2
STRENGTHZN NZIGHB3ORHIID COHESION AND NIT 3IZCOIC A
DISRUPTIVE INFLUENCE.
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cegislative  procecures,
Its urnose  is Lo derine and Jimit tre  type  and
exzent  of developrment that can occur on  a  pgiven

parcel ot  lanc. The Zorins MMap  Ide-tifies  rng

zonirg classificatior assigrec by tre (itv to

rticular property, The  use of  property,  the
sca.e ol development that con occur  on @ giver
property, and the ultimate placerent of structures
on trhe properly are in turn definec bv the  Zoninw

3
jo¥]

-

0

and Plarning Ordirance.

Whern ar approvec and adont

3 nt witn the official zoni
§ 5 3
i

an fort 1s wacse as part ol the pilancing  process
tc  compretensively” rezone ar ares to hrirg  tre
r -

~ e
[OREEN

rowever, requl
the official C(Cit
existing base zoning for the pianring

¢
Zoning Map for
~

SUPPOT I and Promoly the achieverers
obiectives and policies recommenced

)
PS
gTiprerersive or pic

8]

The Zoring ane Plan-~ing Orcinance

ficc, however, 10 incornorate new b

ing standards and criteria betweer dissimiiar larg
uses (cormercial ana resicertial for exarp.e)
objective is to provide to existing cevelonmen: =
greater degree of protection a@nd  1nsuis :
rew development activity that will occur boor
arcund  the perircter of the plarmiry ar

infill parcels.

e DIATNINE Area cONSIsts of 428 arrves or Cove o —
onpec arc undeveioned lanc, Tris  rerresenis on-
DreXimately b oI the larnd avea grfo o Ciov { Ly~ .



Approxirotely 3 acres (757 of ithe n.anrnite Area
is developec. Ancther *5 acres (20773 Zs it nsuhlic
or private rights-of-wav., 7Tre halance ot e ares,
21 acres (35/), remalins to he developed.

Immediately to the south and west of P.A. 3 are 2.}
s of lard (Westront) wiose ceve.oprent Wil
n pact on the neighporhoods of Markwood
New  Marx Commons, and Hungertford. Tris
within P.A. 12. Tt is undergoing land
into a single ownershtip and, Ir the near future
p n

3
will be developed as one entity emploving & com-
prebersive planned unit ceveloprent approach.

Ever though not a part of this planning arca, the
wWestront  area nevertheless vill "ave an irpect  on
neigbborhoods in P.A. 3. This pilan will recomnmend
optional land use patterns including tte introcuc-

tion of extensive buffering technigues and develop-
ment performance srandarcs to assure the ¢
bility of any future development with the planning
anc nreservaticn obfectives reflected 1ercin.

TARBI

trs

PLANNING AREA 3

ANARY OF FXTSTING LAY USE

N

(January 1YL

etacked (155 .7145) (573 (&3
Attached ( 35.15) (188 (G
( 15.05) (L9725 R

Instictutional 3 3
Public Parx & Uper Space 3R 0
Private Parw & (pen Space 25 65

Public/Privice Ripghre-or=hav 55 2
COTALS L7 £55
Sourco:r ity or Rooxviloo, Marv oand, Depariment o Planninz, Trn,, iR L

-
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Tihe existirg Jjand use patiern it Boa, >ois resi-
dertiar  with supportirg pubdblic and priviiie DaArss
anc  open space. Approximately 57 or the iand is
in active public or private recreat:on usc.

Dogwood City ounes an coerated

faciiity.

Park is &
Tr provices tre onlv lighted

ATCess tc

this

parv

18

atnletic

Vid

fields ir Kockville,
er wnich
ttat bisects the

Monroc is a resicentla.

street

prirary

planring area.

Vacsnt or undeveloped prorertics, inciuaainrg
neighbhoring P.A. 12, ofrer the greatest challense
an¢ opportunity for the planning area. The
existing land use patterrn in Area 1 1w well estan-
Iishec, ine predominant character of the oreas 1is
rmixed sirgle-tfarily and zattached resident:ial  co-
velcprent, The closest neighborhood servirg cor-
mercial ard employment areas are alerg Recxkvilie

n
b3

I
o
oy

Pire and ; in the Center (CRD) o©f Rocr-
villie. Maps 2 and 3 iillustrate exiszivteg  ard
uses ane zoning within and arouncd Areca 2.

Trirtcen vacant parcels oI land nave heen  ident:i-
ficz as potential developrent siles bowr  within
and Immedilately acijacert to the Planning Ares (llap
AN This pian presents 4 Serief 0 CeEVelOopnent
opticrms Zor each parcel. Yach recormmercation 1S
cemsicered  comparinie with the Innc Utk oannin
anc  policy objectives expressed tor tris planning
area, previced tre buffering anc aronitv pncx e s
recommercec  elisewhere  in this slan ard —~ple-

INC ZONTNC

Tre toi.CwimgE tablie summarizes tre existing zoming
atrern and character of tre pianning arca.
TABL: 2
PLANNING AREA T ENTS NC ZONTNG AND DEVELOPRMINT STATES
(1n Acres)
Zonw Developed Lnccvelope:
RS ntial Suhurbar Detached 25 6
RY0 amily Detachec Resicential 122 14
RA ~i.v Dotacher Reslcentil 161
PR ¢ Fami:yv, Meslcontla.l ¢
K2’ le Fomily, Fesicernticod A ’
TOTALS P
#3 acres ir public Tignis—Ci-way 0. SUCWD Or 1abic.

(3]
|
w
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PLAN
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Issue:

Policv:

Action:

daticns a8 wel. 4§ anv nev n

may confront the planning arco.

the worx sessicn stoulcd te
]

Mayor and Council as part of

mission's Annual Report.

0 The neighborncod &asscciations of V.A, <

want te irndividually or colle

,
LOTNITE 1ssue
Tne results of
TeNCriec to the

the Planning Cor-

m

ctively USI&bLlS‘

citizern planning and zoning committees to moni-

tor developrment and lard use
with appropriate City stafr
tiens on each plarning issu
area of interest

steps

acquaint the citizens with the iega

recuirerents for submissiocn o
hearings, and administrative

NE
HBORFOUD  COMESION AND SENSE

aff should conduct periodic o
ighborhood associations to go over th
f the ceveloprent roview precess  an

ED TO FOCUS  PURBL

NEIGHEBURSDOD AS A

activities, confcer

and formulate posi-

c affecring their

I wvidence, pukl
procedures.,

ic
OF

T( {
SOCTAL YNIT kITH A OUALITY LIVING EAVI %’\“7'

Tre following s:ver attributes
fied as indicators of a viahle
borrooc.

ranculilitv ¢r neighrborrood.

2. (reen spaces ancd recreaticna

3. Converient shoppirg location

L. Nearness of neighborhood to
. Adgcuate transportation.

5 an
6. Gocd level of government serv
7

. Schocls

ENCOURAGE  IN  THE KEVIEW OF ALL  PURLIC/PRIVATE
DEVELOPMENT P?OJVCTS EXCELLENCE TN DESIGN  AND

TMPROVENENT IN T3

i)

VEPALL CUALT

development appli

THIS ©PLAN PROPOSES tha: ir tre review of  ali
. ) i . . )

area, the reviewing authority
impacts a develioprent ~ay have o

TY OF LIFE

nis pelicy 1is intended to responc to tre often
t

12l neighborhoocs

stated neec to protect resident
from the wunwarranted encroachment of poorly cde-
sigrecd and incompatible land uses.




Tssue:

Vs
b
8]

t<

Action

reauire:d Lo 8UpPOTL  The  nrotecty, nes tion
dersity, tre nunber of similar uses Arc 1mMDaECLUS

O™ property and

INTERNAL NETGHBORHOOD STABTLITY MUST BY PRESERVED.
THIS PLAN ON BALANCE TS A STATEMENT
CHARACTER OF THE NEIGRBORHEOD

IT 1S PLANNED TO BE. PUBLIC A
SHOULD  BY.  CONSISTENT WITE THT
RETAIN THE ESTABLTSHED CHARACTE

KOOD .

CF The
SOIT EXISYS
AND PRIVATE
S PLAN AND SEEM TO
R OF ThHE

AS

THIS

the

PLAN RECOMMENDS no change or ad ustment -
existing zoring pattern
planning area.

rcune wirrin the

-

T
Theret
(S

Specific land use recommendations 10T each vacar:

parcel of land are preserted later., Suftfice it to

say that the land use pattern rer the arca is long
c

1blished and stablie.

zoning pattern of

est
tia:

b
Area 3 should ne malntal

by denving all recuests for the drtroduction of
nonresicential zoning witoin the pianning ared.

To assure tne internal stabllity and characrer of
the neignhborhood, ar examinatior (1t Clzv codes anc
cré¢inances shouid he uncertaren o 4 anv
or neecel SU& s Tl AREAN ne

ircorsistent with this obiective, Thils  couried
with more agressive coce enforcemenrs andd
mairtenance Improvemer: Prograv™s Car ¢ & l0TF
towarcs meintaining nelgrperhooc  characLer and
stability.

PROVOSED BUFFFER GUIDELTNFS

Issue: BUFFERING  AND OTHER LAND USE SCRIENING THCNTOUFS
AROUND  THE PERINETER OF THFE  PLANNTNG  AREA AL
NEELED  TO PROTECT NEIGHROPVOODS FROM Txz NRGCATIVE
EFFECTS OF DEVELOPMENT.

Yoliicy: INCORPCRATE ADNTITTONAL BUFFRERINCG STANDARDS 0! T
CITY ZONING OFRDINANCE T PROVIDE GREATER
PROTECTTION FOR RESIDENTIAL DREVELOPIENT THAN TS A2
PRUVIDED.

Action:




Ruffers for residential ard nonrcsice-ti
are recorrended in addition to tios
through the Town Ccnter Urban Design Plar (14797
as follows.

GUIDELINES FOR BUFFERS BETWEEN RESIDENTIAL ZONES AND OFFICE PARY DEVELOPMENTS.
(Figure 2)

FIGURE 2
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RESIDENTIAL BUFFER PARKING ZONE LAND i FNON-RESIDENTIAL)
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r T T T i T T
L 220’ j

* VARIES DEPENDING UPON USE OF COMPACT OR REGULAR SIZED PARKING SPACES.

Sethack Distarces

Buiidirg(s): A.l commerciai/industrial builcing(s) are 10 e
setback from abutring residential nroperty lines a
mininur cistarnce of 220 feet ar the closes:t poivt.,

Tovning Lex{s): No  parxing lot shall be permitted closer than  £5
feet ot the closest poirt fros- o ProparIy it
where residencial lard aburts, " oooTrtinucus greeT
edge  with lundscaping shzll be rmairtairec  zround
the perimcter of the property.

Tnere shall be & continuous planting of cvergreens
and deciduous trees and low growing shrubs accented
by berms anc other land forrs to affect the follow-
ing screening reguirerents:
Coacizy: 1704 ar ' e 10" adove aciace-t resi-
dential grade at properiv line
5% at 1U' te 20 above as Tesi-
dencial grace at properiy




Other

GUIDELINES

PROPERTY.

FIGURE 3
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reripcr
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niesl

Tme o phvsical o structure the

10

bet

USLrial aAciivities al
weeT  sSpeciric servic

Lohouses the correrciaa, -
s0 shall serve as o butfoer

es and act? v"les concucLes

on  the premises and adjacent residentia.  proper-
ties. ALl trash storagce anc pickup, celivertes,

loadirg docks, service

cables, transformers, or
totalily screened by the
resicential properties and the public righr of wav.

FOR  BUFFERS BETWEEN MAJOR STREETS OR HIGHWAYS AN RESTIDENTIAL
35

Figuere
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entrances, utility lines,
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buildirg(s) rrom adiacert
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RESIDENTIAL BUFFER

PUBLIC STREET

RESIDENTIAL BUFFER

RESIDENTIAL

3

I
Sethack Dhistarces o}
Right of \Jav ¢

Noise

where at all practical, reverse frortage re-

guirements srould be
depth of rear lot for
75 feet. (I'xisting

irposed. The recormmendec
new construczion shou.ld be
subcivision recuiremerts

call for 50 foot rminimum rear vard. This sbtoulc
e extended to 73 feer minimur.)

Where there 1s exist

ing resicdential develon~cn:

atc 2 meuw maior streed or righwav s plarrec,
re ostandard  rigrt-ci-way shovic bhe 172 feer,
Slall 10 UeVel0p TeCcomrendallioT CoOnCernivg rneisc
stercarcs  ror nufrers Between  twior o sireels,
e - - O | -
TIArW3ays anc resicential propercty



GUIDELINES  FOR BUFFF'

STATFE HIGHWAY SYST

Setback Distances

Visual

Noise

Lighting

ONRESIDENTIAL BUFF

RS BETWEREN RESIODENTTAL PROPERTY AND T1HE FEDHPAL “NTrve

2(I-270).
0 Residential Lane ADUl il . ueeeerreeeeas2S Tfect
o hdonresicential Lant AbUtting..eeene... 107 leet
Ar earthen berm and/or noise barrier wall should be
designed to meet Federal noise standards and should
be provided Dbetween hahitable buildings and  tre
Federa. Interstate Highway System (1-270).
Fecereal noise standards shall  apply.
Ir coniunction with neise and visua! attenustion
features, care shall be taken to precluce the
nuisance conditions o¢f reacligrt gilare fro- the
Interstate Systerm (1-270).

LQ

GUIDELINES FOR LAN!

)SCAPING BETWEEN COMIERCIAL/TADUSTRIAL BUILDINGS (Fisure 4.

| 2\ Z
— ,,pr-‘_\ f",,./«.\L
" g
13 ~
Sl

t PROPERTY LINE

LAND - LAND - . |
(NON-RESIDENTIAL) SCAPING PARKING ZONE SCAPING (NON-RESIDENTIAL)
. ’ ! P .
| % 5% 1> 5% P % g
! T T 1 —




buildings wiil htave

1
PR

o9 A s al 2
rinimum landscape arca of 30 feet wice aroune Lo
bulldirg except for necessary access ard loacins
areas

Parking lLots A continuous green edge with lancscaping shrall he
mairtained around the perirmeter of the nroperiv Lo
a depth of 15 feet.

Opacity Norne required.

Qcher The phrysica! structure trat houses the comror-—
cial/industrial activities also stall serve as a
buffer betweer specific services and activiries
concucted on the nremiscs and adiascent residential
properties. 11 trash storage and picxun, deliv-
eries, loacding doaxks, service entrances, uti ity
lires, cables, <transformers 1
sha.l he totally screened by U v (s)
adiacent residentiai properties anc the public
Tight Ccr way.

GUTLELINES  FoR LANDSRCAPING BETWEIN LONKESIDIENTIAL LAND AN PURLIC RT 8

(Figure 3.)

FIGCRE 3
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* VARIES DEPENDING UPON USE OF COMPACT OR REGULAR SIZED PARKING SPACES.



A continuous green edge witn landsca
tained around of

mairnr

dust

the

a depth of 25 feet,

area

rial ’)Ul
of 136

1611g§
fe

perimeter

Visual Green Edge There shall be a continuous planting of evergreens
and deciduous trees and low-growing shrubs
accented by berms and other land forms to affect
the following screening recuirements.

Opacity: 857 at 0' to &' above adjacent street
‘race

SPECIFIC LAND USE RECOQ2'ENDATIONS
Land use recormendations for six parceis within
the planning area and six parcels on the peripherv
or the planning aree arc presentec and discusses
below. The recommencdatiors fcr parcels 4, 5, 5§
and 13 differ fror those recommended irn the XNPAG
Report. The Planring Commission recogrizes that
the resicents are very concerned bou :he imnacet
th - development of these vacan:t parcels will have
On the presentation anc stabilitv or :Fc religrbor-
hood. These concerrs and the land uses for these
parcels wiil be cdiscussed ¢ cecidec 2s part  of
the Neigbborhood Planning Process for Area 2.
kowever, tre uncerlying zone is P-4 ana
accormplishment of this objective would recuire
further acticn by tre Citv.

Parcel ]

This is a 9.7-acre parcel of land located adiacent
to the Summit Apartments north of Dogwood Park.
Cabin Jobn Creek runs along the eastern edge of
the property. This parcel should become part of
the public open space and park syster. A portion

of the

property

is

stormwater management

-

I~

recormmended for

faci.ity.

use as a2



TARLE 2: Summary of Land Use and Zoning Recommendations

Existing

Parcel Zoning
1 R-90
2 R-9C
3 R-80
7 See tex:t
8 R-60
9 R-6C
*30 Proposed
for
11 C-2
*12 0-1
* 4 R-90
* 5 R-S
* 6 R-S
*13 R-S

Proposed
Zoning
R-GC
R-S0
R-90

for discussion
R-60
R-60

right of way

future Jefferson St

C-2
0-1

0-3
0-3
0-3
0-3

w

Land Use Recommendation

Recreation & Stormwater Management

Residential/Institutional

Residential Recreational, Educatiornal
or Comnmunity

Recreation & Storawater Management

Residential

Residential

Interim bike path and landscaping
treatment

Commercial

Office

"J
']
A
)

Restricted Office
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Parce. 2

This 1s & 5-acre parcel ¢f larc, zoned resicen-
tial, located aciacent to 1-270. Jt Is pavrt or
the Potomac Valley Nursing Yome complex. A recen:
special exception Map te expand the nursing home
complex with a 96-unit serior apartment builcing
was ceniec by the City Roard of Appeals as nor in
Keeplnz with the character of the neighborhood (S-
100-83 and S-101-83).

There may be appropriate institutional uses for
n

this site compatible with the scale and
resicential character of the adjacent
neighborhood. The buffering requirements se:
forth ir this Plan for propertv adiacent to arn
interstate highway should alsoc bhe ret for
institutional uses unless & suitable alrtercative
can be recommended to the Planning Commission.
Parcei 3

Tris is & SY.k-acre parcel c¢f larc located
immecdiately south of the Potomac Vallev ANursing
Home property (see parcel 2 above). This site 1s
among the surplused elementary school sites ceeded

te the county for ultimate disposition,

e Elerentary School site wil. nct  be
criginal purpose.

Thris Plan recormends that the 3“* cei he used for
fentiai, ecucational, recreat

¢ ioral
ty purposes in order to protect and sirengiben Lhe
residertial craracter of Planning Arez .

These parcels jointly comprise approximatelyv 200
acres of land and are situated imrediatelv  south
and west o0of the planning area and north of
posed Ritcrie Parkway with the exception of

12. Irterstate T1-270 runs along the wester:
of the site which is one o: the few rem

large parcels of land available for devexopwent in

the Cicty. Tre subject parceis are in two owner-—
ships. Howcver, it is expected that ore owner/-
deveiocoper will ererge in the rear fulure ard r-

sue a development progran [or tre entire ,
botr  norih  and south of Ritcrie Parxwav, as .
sirgle plarned unit developrent.



Even  thoug™ outside thoe boundaries of 1o stuly
area, this plan emMNYACES U0 CORCODL OF & unitsioed
deveioprernt  prograr for Planning  Arca 2. Sre
NPAG Peport on Planning Arca s expressed preferre.
lana uses for rchese parcels. Trhe uitirate devel-
oprent of these nroperties will be resc'vec ir the
context of Planring Area 12 discussiors.

This is e L.2-acre parcel of lanc locatec adia
the Cadin Johr Creek Flood Plain. This parce
will not be developed becauvse of its proxiritv o
1Ts

J
o)
(8]
]
»]
s rr

@)

he flood plain, Tt should rerain in its current
nath conrectirty  new

t

USC as o0pen Space, A bike
itchie Parkway to the neighhorhiood via tris

property 1s recorrendod.

Parce.s # ancd ¢

Trese  twe  parcels borcer the  coosec  Munmgerrore

Parx elementery schrool site. Tre construction or
lterie Perxway wisl botn isglate arc make  avail-
able tris 12 acres of l!and for deveiopmert,

Tris pDiAT recormenns  that the Dercels, iz

cevelopec, shouid »e residential. The ! fering
recuirerTents  ser foror o iem shig 6T proferIn
adiacert tc  an arterial higbway should  alsc oo

mer,

Parce. "

Tris  parcel Is  the proposed  right-oi-wey  ror
future Jeffers eet between Richard 'ecntgorerv

o
Drive and Nid Rit
thar this area be sub?
ment by the city te soften the nega
the shopping center imme
bixe path is also propos

cel 1s currertly zored (-2, Ceneral
tal. Tf East Jefferson is to be extendec,
alls for tre abandonmen: of (11¢ Yitcric

re
v
3

(8%

m

3 tween future Jeffersonm Stree:  ex
1NC Hocxvill ; lanc sg chandered woulc ro-
vert to tne certv cwners., ThI
cel  srould for crmercial (re
purneses,



Burtering as  ca.icd for in

wouilid be recuirec as

deveiopment of this parcei.

e
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Trarsportation refers to tre process o
peopie and goous from onc location to anciber plus
the irfrastructure necessary to accompl

task. The Master Plan for the City of Rockvi
calls ror a balanced transportation syster,
idea has two separate hut related objectives.

Balancirg First, the City's transportation syster strives Lo

accessibility balance the competing goals of accessibility

and environmental (proviced by transpcrtation) end envirommental

protectior preservation or protection. Since the
erviron~ental cecade cf the seventies, there is an
increasing awareness of the costs exacted o
achieve accessibility, specificallyv in ter~s of
air and noise pollution. Given this recognition,
a balanced transportation syster fo0r kockvillie bns
at its core tre cellular concep:.
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iy
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ot
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1997
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v
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a se 1 (See tre
Land  Use Crapter for s ciscussion of ror I1ons
from cone environmental arca to ancther,)
Balancirtg tyvypes mCore recent  interpretaticn of & belancec

A
3
of available transportation syster is the icde
transporzation transportaticn system should provicde a range o
services ar iransportation services in orcer to encourage
I3 r
i

[g¥

by oy

types of trips tficient wuse of all tramsportazion
ance in this instance refers to

between the private autormon: le i

includinrg buses, bikes and walking.

norn-autc alternatives are availa
people will be encouraged to use

o < Bg]
%)

mede  ¢f transportation depending on the  functior
of tre trip. For example, large tricveles wite
basxets on  tre hack for grocerv bSags  are  turc-
ticral for sheort trips teo tre groccrv store, They
rol  onlv provide exercist bul ales e imirate thy
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the ‘Vungertrorc/Stoneridge  noi
.

the Rocwrvill

er jag

¢ Twinzroox st

service in Ma 1984,
)

all
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LIMITED ACCESS
MAJOR
ARTERJAL
BUSINESS DISTRICT
PRIMARY RESIDENTIAL
*ALL OTHER ROADS ARE
SECONDARY RESIDENTIAL

\ ha
¥ 2 o
STREET CLASSIFICATION
Arterial Roads Any  read  wiich  connects Iwo or rore  federal,
state, or county arteria. roads and whicr wili be
usecd  primeriiy for through traffic. The mini-ur
right of way shall be at leas: 120 fee:r wide.

Primary Residential Road

Anv  rtoad wilch serves or wvill  be
principal outlet to a state road,
district road, or arterial road, fror
or prospective residential develcpren:

provide bhousing fer 200 or more
minimun vight  of way shall bhe at
the poving srhall be at least 5 foe
Sccondary Roac
Tre minirus right or wav sha ne R Zect, armd tre




TARLE &

TRAFFIC (ADWT) SELECTREL 9

AVERAGE TAILY WHEXDAY g
HUNCERFORD/STONERIDGE TRAFFIC, 1542
Proposec

Roadway Between Class ADVT
Rockville Pike Rt. 28/Richard Montgomery Drive H 358,100
Rockville Pike Richard Montgomery Dr./Ritchic Pkwy e 41, 80¢
Rockville Pike Ritchie Parkway/Edmonston Drive » 3,900
Rockville Pike Soutnr of Yamonston Drive 3 500,200
Edmonston Drive Rocxville Pike to Wintergreen Entrance » 7,000
Edmornston Drive Vintergreen Entrance to Haray Place P L1060
Edmonston Drive Hardy Place to (ola) Ritchie Parkway P 3,400
Edmonstor Drive (clc) Ritchie Pkwy to Cabin John Pkuv » 7,800
Catir Jobn Pxwy Edmonston Drive to Monroe Street P 2,500
llonroe Strect Scuth of Cabin John Parxway 5 1,00
Monrce Stree: Cabir Johrn Parxway to Argyle Streert p 2,970
Monrce Street Argyie Street to lount Vernon Place p 3,500
Monroe Street Mount Vernon Place to Fleet Streetr P 2,9
Monroe Street North o: Fleet S:treer: i 5,07
Argyle Stree: west of Monroe Stree: S LR
Argylie Siree: Fast of MMonroe Sireet S 5
Fleet Streec: west of Mornroe Street R S, G0
Fleer Strcet rast of Monroe Streec: K 3,500
Mourt Vernon Pi, Monrce to Mercer Roacd P 2,550
Mount Vernon Pl Monroce o Jefferson Street P 2L
Mount Vernocn L. Jefferson to Rockville Pike p 2,90
Jefferson Street North of Richard Montgomery Drive 5 3,00
Jefferson Street R.Montgomery Dr. to Mt. Vernon Place P 2,87
Jefrerson Strecs Mi.o Vernon Place te Ritclhie Parkwav » N
Ritchile Parkwav Rockville Pixe to Jefferson Street P 2,70
Ritchie Parxwav Jeiferson Street to Brice Roac 5 AN
Ritcnie Farxway Brice Road to Ecmors:ton Lrive N SR
3rice Roac Lest of Ritchie Parkwav < 50
Brice Road Fast of Ritchiie Parxway g &
Hardy Place North of Ecmonstor Drive S A
Abbreviatiors anc ADWT Levels {raxirmu~) usec by the City Traffic ingineer.
S = Seconcary Resicdential 2,50C

Primary

Business

Pty

li
3
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m
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10,000
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SC% of intersection capacitv
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Ve o0l intersection capac:ow
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TABLE 5

NEW MARK COMMONS TRAFFIC, 1982

Proposed

Roadway Between Class ADWT
Falls Road South of Maryland Avenue M 16,400
Falls Road North of Maryland Avenue A 9,000
Maryland Avenue Falls Road to Potomac Valley Road A 8,100
Maryland Avenue Potomac Valley Road to New A 7,400

Mark Esplanade
Maryland Avenue New Mark Esplanade to Argyle Street A 8,600
Maryland Avenue Argyle Street to South Washington A 6,400
Maryland Avenue S. Washington Street to Fleet Street B 5,900
Maryland Avenue North of Fleet Street B 4,800
Fleet Street East of Maryland Avenue B3 5,900
Argyle Street East of Maryland Avenue ) 2,800
New Mark Esplanade Maryland to Watchwater Way P 2,000
New Mark Esplanade Watchwater Way to Welwyn Way P 1,500
New Mark Esplanade Welwyn Way to Potomac Road P 1,000
New Mark Esplanade South of Potomac Valley Road S 800
Potomac Valley Rd. New Mark Esplanade to Maryland Ave. P 1,300
Abbreviations and Acceptable ADWT Levels (maximum)
S = Secondary Residential 2,500
P = Primary 10,000
B = Business District S90Z of intersection capacity
A = Arterial 90% of intersection capacity
M = Major 904 of intersection capacity
Bike Paths There are no official bike paths in the Planning

Area. For the most part, secondary residential
streets and some trails serve as bike paths for
children riding to parks or schools.

Pedestrian Paths As part of its development as a PRU, New Mark
Commons has an extensive pedestrian path systen
providing access to the clubhouse as well as a
pleasant recreation activity. There is a de facto
pedestrian system 1in Hungerford/Stoneridge by
virtue of sidewalks built along most streets.



FORECALTS

The  Lrovironmental Assessment ror e
cevelopec traffic forecasts for tue Aeve
options anc two traffic service ontio
developrent option assumed 1.3 mililor sauare

or ceveioprent In Pranning Area )Z, tne seconc
assumed  1.95 millior square fect of cevelonrent,

Traffic Service Uption "1” proposes that
Parxway he twe lanes in each direction and
Drive one lane in each direction.
fic Service Option "2W" proposes thar
Parkway be two lanes in each direction and
(Last) Ecdmonston Drive be two lanes westhound

Ritchie
(Fast,
Traf-
Ritchie

that

Edmonston

only. During the Planning Commission/Neighborhood

sanning  Advisory CGroup (NPAG) work sessiors,
members of the NPAGC raised several questions zhout
traffic service opticns propesed ir the NPAL  re-
port which were nct reviewed in detail as par: of
the Pitcrie Parkway Fnvironrmental Assess—ert., The
NPAG Is very concerned about the effect of Traffic
Service UOpticns | and Z on the oporaticr of e
intersections of West Edmonston Road and Rockville
Pixe. Tre NPAL 1s concernmed that,  artoir Ritchi
Parkwav is  puilt, the section of exiszing ‘west

)+
3
~
o
.
J

Tre XNeighbortood concerns are

in  the testimony subwit
Ritchle Parxway hearing re
for a copyv of this testim

traffic <fcrecasts tor tra
anc 2w & 1.3 and 1.9 i
development are prescnted




MD.28
zoo  fE % MD. 28
(PO 22,000 % §
\b‘ Q by
2 S, %0 ?
N 0y 7 49,000
“9' Fleey » S
1-270 = N @% 47,000
R $ e ' ‘3‘%0 g W
& WO W\ /S 586
. 9 GQD
W' \/\O Y.-\ ®
SA X
EXISTING fgb'o& 45 2 ,\\?&%’\e%c
RITCHIE R T /v eTOL
MONROE ST. ) A
PARKWAY o , » 5.500 % D
\ ’ ©ST /edMonsTo S ass
*O0g % ¢ N og/ &
& ' “
) a \J
* %0 26,000 2508 (W 2
Voo ) PROPOSED RITCHIE F
: .
3 8\ [3
§ MONROE ST.
\
73,% 74,000
38 .
1
N - 500
$ MONTROSE
|-27° RD.

SEVEN LOCKS RD.

PROPOSED RITCHIE PARKWAY

2010
ALTERNATE 1

AVERAGE DAILY TRAFFIC

for
1.3 million square feet development

VAR T

3-7



EXISTING
RITCHIE
PARKWAY

8

(4
..

4..

70"

MD.
1889

S

.
M

ONROE 8T.

MONTROSE
SEVEN LOCKS RO. ‘ RD.

PROPOSED RITCHIE PARKWAY

2010
TRAFFIC OPTION 2W

AVERAGE DAILY TRAFFIC
for
1.3 million square feet development |

YAP 8




EXISTING

RITCHIE
PARKWAY /A&°

MONTROSE
I-270 RO.

SEVEN LOCKS RD.

PROPOSED RITCHIE PARKWAY

2010
ALTERNATE 1
AVERAGE DAILY TRAFFIC

for
1.95 million square feet development

R

3-3



EXISTING

RITCHIE
PARKWAY

189

g MONTROSE
1-270 RD
SEVEN LOCKS RD. :

PROPOSED RITCHIE PARKWAY

v

2010
TRAFFIC OPTION 2W

AVERAGE DAILY TRAFFIC

for
1.88 million square feet development

MAP 10



ISSUCES AND RECOMMENDATIONS

Major Issue

During the «course of the NPAG's study of the
planning area, a dominant issue surfaced to which
this plan responds.

NEIGHBORHOOD TRAFFIC PATTERNS NEED TO BE
STABILIZED AND CARE TAKEN TO PROTECT POINTS OF
ACCESS TO THE NEIGHBORHOOD FROM THE NEGATIVE
EFFECT OF NEW STREET CONSTRUCTION OR ALTERED
TRAFFIC FLOW

This chapter summarizes the relevant issues and
recommends policies, administrative actions and
strategies to be taken that will strengthen the
cellular concept and affirmatively respond to this
doninant issue,

The NPAG's study of transportation and circulation
services in Planning Area 3 revealed two concerns.
The first dealt with the direct and indirect im-
pacts of the two major highway construction pro-
jects planned for the perimeter of Area 2 —-- the
alls Road Interchange and New Ritchie Parkway.
n bothk cases, questions were raised about the
—terz construction and the long-term traffic
rn impact: on the neighborhoods. Alsoc, air
ty and noise level issues were discussed.

The second concern is that neighborhood streets
nust be protected from cut-through vehicular and
truck traffic and reserved for neighborhood pur-
poses.

This plan focuses on the relevant issues for each
concern and recommends policies, administrative
actions, and strategies needed to complete the
City's bighway network while preserving the quali-
ty of life in the area by strengthening the con-
cept of cellular streets.

Because of the concerns of existing residents over
rajor bighway prcjects programmed to be
constructed adjacent to the Planning Area, the
Cormissicn will reexamine the influences of these
projects on the planning area as part of the plan
review process.

-

development occurring in Area 12 north
chie Parkway may only be accessed by the
on of Monroe Street and/or Cabin John
Parkwav frox the north into the property. 17 no



Issue

Policy

Action

Issue

Policy

Action

event, will <connection be permitted to Ritchie
Parkway in order to prevent cut-through traffic
into the Hungerford and New Mark Commons areas.

THERE IS A NEED TO ADDRESS THE LONG-TERM ENVIRON-
MENTAL IMPACTS CREATED WHEN MAJOR HIGHWAY PROJECTS
ARE BUILT.

Environmental Impact Assessments in accordance
with Federal, State or local agency standards and
procedures, should be undertaken for major highway
projects in the city in order to identify poten-
tial environmental impacts and recommend measures
to ameliorate such impacts.

THIS PLAN RECOMMENDS that the City as a matter of
course require environmental assessments in
accordance with Federal, State or local agency
standards and procedures, for all major highway
construction projects. Prior to final action by
the Mayor and Council, a public hering should be
held to obtain information to assist in the de-
cision-making process. This plan emphasizes the
need to seek out as much public input as possible
prior to a final decision in order <tc identify
impacts such projects may have on access and
circulation within adjacent neighborhoods or
changes resulting therefrom.

THERE IS A NEED TO STRENGTHEN THE CELLULAR CONCEPT
IN AREA 3. SPECIFICALLY, CUT-THROUGH TRAFFIC IS A
PROBLEM ON MONROE STREET, CABIN JOEN PARKWAY, AND
WEST EDMONSTON DRIVE.

Establish strong neighborhood cells to disccurage
cut-through traffic throughout the city.

This plan recommends:

o That Ritchie Parkway be constructed from Seven
Locks Road to Rockville Pike to create a bypass
of the congested Town Center streets, thereby
removing some cut-through traffic from
neighborhood streets. (See Map 11.)

o That "T" intersections be constructed at neigh-
borhood access points where appropriate in
order to <discourage non-neighborhood through
traffic. Appropriate intersectiors include
Ritchie Parkway and West Edmonston, 01cd Ritchie
Parxway and Jefferson Street extended.

3-12



Issue

Action

Issue

o That civic associations and individual citizens
continue to be responsible for notifying the
City traffic engineer of new traffic «circula-
tion problems so that appropriate and timely
traffic control and safety measures can be
implemented,

o Maintain "Do Not Enter” signs on Argyle Street
at Maryland Avenue.

o That O0ld Ritchie Parkway be made one way in
each direction between Brice Road and Edmonston
Drive,.

o That the Master Plan of Highways be adopted for
Area 3 (Map 11).

0 Examination of a pedestrian overpass over Rit-
chie Parkway at Edmonston Drive.

o Continue ban on trucks over one (!) ton or
Maryland Avenue.

THERE IS A NEED FOR RELIABLE, FLEXIBLE
ALTERNATIVES TO THE PRIVATE PASSENGER AUTOMOBILE.

This plan recommends:

o Bike paths along Ritchie Parkway and adoption
of the proposed bike and pedestriaz path sys-
tems shown on Map 13.

o Take measures to encourage Ride-0On, Me:robus,
and Metrorail use, including ridesharing, and
van-pooling progracs. The City can play a
dominant Tole in encouraging alternative
transportation modes through its work with the
Metropolitan Council of Governments and
Montgomery County.

THE GUIDELINES FOR THE RESIDENTIAL NEIGHBORHOOD AS
AN ENVIRONMENTAL AREA IN THE CELLULAR CONCEPT NEED
TO BE CLARIFIED,.

Recently, in both urban and suburban neighbor-

hoods, there has been a movement afoor to reclaim
streets as an important part of the neighborhood
fabric. In Europe, the "woonerf concept” has
taxen hecld, In America, tre concep:t of livable
streets 1s becoming increasingly popular. The
idea 1s not to prohibit access o cars since

everyone still needs to park their car in their



Action

driveway, but toc truly shift the right of way on
secondary residential streets to neighborhood
scale activities, Examples of neighborhood scale
activities would be children welking or bicyclin

to parks or schools, or adults out for a stroll.
The overall goal is not to usurp the right of the
cars to the street but to increase safety for
everyone.

This plan recommends:

o Education programs to shift perception of all
streets as thoroughfares to recognize neighbor-
hood streets as particular places cor destina-

tions - cable TV progran possibility.

o Encourage block parties and other events tha:
develop street life.

3-14
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INTRODUCTION

COMMUNITY FACILITIES

Community facilities refer to the land, buildings,
and 1institutions that provide services, educa-
tional opportunities, and recreational facilities.
A major function of community facilities is to
provide public services to those citizens most in
need. This is done by providing opportunities for
service to others, opportunities and locations for
social interaction, recreation and education;
quiet places; open space and recreation and ecuca-
tional facilities,

The Master Plan for the City of Rockville focuses
on parks and schools. Concerning parks, the

Master Plan states that "a well rounded system of

public parks and recreation areas requires a
variety of facilities, including neighbocrhooc
playgrounds, communitywide major playfields, areas
for the preservation of natural landscape, srmall
urban parks and play areas, special use areas, and
systems of walkways and bikeways which permiz
hiking and cycling free trom the hazards of the
automobile.”

The Plan alsc states that bike-walkway links and
mini parks are matters generally within the
province of the neighborhood planning process.

Concerning the school system, the Master Plan
strongly endorses the community school concept
which encourages multiple, community-oriented use
of school plants during non-instructional hours.
The Plan recommends that:

“In the future the Schcol Board should
provide capital costs for design and
construction for community use of
schools... The prospect of more than
doubling the hours of usage, quadrupling
the percentage of the community's popu-
lation served by a single structure and
expanding the age range served by a
factor of eight or more serves as its
own recommendation and is strongly
endorsed.”

Besides providing for more efficien:t use of the
public school facility, the community schocl con-
cept alsc recognizes the central role the elenen-
tary school plays in neighborhood icertity. With



the recent closing of elcementary  scroeis,
Zeorroocs  rave  beern secrcrhing not only ror
tocal poirnt but alsoc ror suitabhle uses for closcd
SCrCco.S. Area 3 resideris, wWio rave nald LWo €.0-—
mentary schools closed in the past ten vears, bave
dealt very directly with this issue. This chraptoer
describes tre  existing conmrurityv  facilities in
Aree 3, prepouses recorrendations for A2 walxway anc
bike syster, anc addresses tne issuc of  cicsed
schools.

DESCRIPTICON OF COMUNITY FACILITIES TN AREA G

Existing Parxs ancd Recreatlon Foc:ilities

Public Facilities Fiwocc Smith Park has 7.5 acres and  is  locrotes
south of Mount Vernon Avenue. The faciiizies
include & parking lot, recreaticn center, tcilecs,
ballifields, gereral plavfieids, tor and children’sg
praygrounds, unlit baskethall court, vollevhs!l!
poles, tetherball pcles, wooced trails anc flower
becs.
Dogwood  PArk serves As & rajor ballfie d for e
soutrern htalf of tre City east or I-270. L bas

foirck e fello

Cawson Pars is proposec for & five acre arvea
adiacent to the hisreric Dawson  rfar—-ouses., Tois
park 1s locatec in the strear vaiicy adiacent o
tre restcred victorian cottage which ig privatelw
cwned.

Private Facilities New Marx Corrans trs a clubhouse tennis couros,
ard a pool.
Tre Hurgerford Swim Club, locared at e end  orf
Cabin John Parxkway, was granted a Special
Exception on May 4, 19614,

& parx  syste~ o
this chanter pr
ter Arca 3.

e Y
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Po.icy
Actions

Richard Montgomery

High

Juiius Wes:

Schooil

Hungerford Parx

o

FIARLE  XDDES OF ACTIVITY AN

POTNTS

UT THE PLANNING AREA, 1T rY TeE

N

’)'<( ANT /A'T'("' CF PAT=WAYS 70 BRI
NCDES CONVENTENTLY AND §A‘L

LAND AUJACFYT TO  CABIN  JOUN  CKERX  AXND TS
¥ QF 1 ; E )

TRKYBUTARY S»0ULD BE R PVED T PARX UTSFE,
Tris not only protects the fiooc plain or iho

but alsoc creates the basis for a
pathuay syster te commurity
into a system of related pathwavs and

stream vailey,
neighborhood
facilities
PATKS,
Pecestrian arg bicycie access to tre narx
anc multi-purpose lake south of Ritcrie
should be provided to continue
recreation system.

proposec
Parkway

n.

ti*e Open Sp.ife  &n

Existirng Scroois

Construcred in 1942, Ricirard ‘llontgermerv  high

School (RMHS) serves grades 9-12. The enrocllment
fer  tre 19¥2-83 schoo! vyear was 1,3(7  students,

ordir; to the 1982 update of the Montgormery

Acc

Cocunty Puhlic Scroolis 15-Year Cor:rvhensivp Toster
Plan for Ecducational Facilities, RMHS 1s under
corsiceration rfor possible closure anc¢ consclica-
tior in the 1933-8¢ review of the Five Year Plan
Julius Thest Micdle School serves graces b= ang
was constructed in 19561, The for tne
1$52-2 «chool year was %52.

Hungeriord PYark Elementary Schacl was  openec i
19€7 end closed September [9&Z2, In February 163
the Board of Appeals granted » Special Exception
(8§-94-%2) te '~ tgomery (County 1or use of the
school for storage of local @government records.
Tre grant was subject to the concizion that  the
All Purpose Room remain availab: for communily
use.

Parx Street Flementary Schocl, located next o
Richarc Montgomery High School, was cperel as =&
fonr clessroor sullcing in 1434, o closed
Juiv 1877, It is currently used as 2 couniy
cifice buildiny and a davecare center,

~
|
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Dok Kirge School Site 18 3 Yok acre neroe L oCaled
scuthr  of New Marxk (ommons next to -=Y71 . Yont-
gorery (County Public Schocls recently transierres

o]
tris  land to the county, whicl  Is  corsicering
combining this site wizh the cou

Nty owred  vecant
iing the  and. (Rew

parcel tc the sourh ant sel
Land Use Chapter page 2-l6.)

COMMENDATIONS

In Area 3, schools heve contributea to the cualit

of life in the following ways:

<

I+ They educate children,

2. They serve as & center fo T
ties tor childrer anc their familics, T3
creates a nmel t
as Area 3 that have a variety o! sccioecomori

and ethnic backgrounds.
3. They serve 3s copen space ir residential areas,

4. They nrovide recreationa. facilizies for
neighbeorhood residents.,
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popuiation.

Durirg the past year, r
thhe  rollowing issues relati
3:

o The unexpected closing ¢f turngerforc Pars
Scheocol and the proposal te redraw the boun-
daries or PRicrard Montgomery High  Schoo:
have disrupted the stability cf the neighbor-
hood., Protection from furtrer cdisrugiicon is
needec.

o) Hunserford  Pary  School was closed in  Jure
1982, 1leaving the planning area wi
elementary school. Yorecver, at the  sare
time Hungerforc School was closed

’
and Congressional Elementarv Schocls in

Vs
.
¥
O
o
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nelignhborhoods contiguous tc Planting Area 3
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Policy:

Acticn:

Action:

Issues:

tior:

erementarv  scheol. Tris oaction was raven

despite the Jact
enrcLiiment Was

wilizetion rate
well above tre 705
of ®Tducazlior to cdet

High schools, middle schoels and anc eicmentary

schcols are central o ne

stability and identity. Efforts should be macde to
In

ighhorhood nlanning

kecep Area 3 schools open. the event sc>001s 4ar:
closea, the noneducational contriburions schools
make to trhe cormunity should be maintained. I,
feasible, ciosed schools should be reonernec.

The bcundaries ror the Ricrhard Montgorery (lus:ter

currently in effect should remain 1intac: vuniess
creative alternatives are <developec wnhlch assur
the continued vitaliity of Richard Mortgorery High
Sckool,

The rteoperning cf Hungerfocrc Park Scigol should  be
e the Board of Education at

apprepriate opportunity anca shoulc e conside
1 1 b e 2

rt
(49

in be annual upcate of tre ]15-Year Mascter .
Furgerrord Parx shouid be preservee “n gcoc -
cal condition pending such reevaiunt.on.

Ownersrip of bungerfore Parx shoulc re—aiin uncer
Meontgomery County. Access to :the school will he
limitec teo the current acccss from ost  Edmongion

Orive, &and no access will be permitted rrom  the
proposed New Ritchie Parkway.

There should be & coordinated cifor: between the
Plannirng Corrision and tre Education Comrission 1o
formulate a school facilities planning policy and
strategy directed toward achievirng oparicy anc
excellence among all school facilitics servirs
Rockviiie and its residents,

ACCEPTABLE REUSES FGR  SURPLLUSSEL  SCHONLS AN

SCROCL SITES

ALL  PROPERTIES TN THE PLANNING ARFA TFAT ARD (Uk-
RENTLY MCPS OWNED, PREVIQUSLY MCPS OWNED 0OR ORIGT-

NALLY PLANXED FOR MCPS LSE, IDEALLY S=0UL% Br U870
FOR TEDUCATIONAL,




COIUNTTY

s

THE O FeLLOGING S CLASSTATCATION oF USHS Sl 1y Re
ADOPTED AS CUIDELTINES FUR FINDING  SUT7TA4LY fins
ANT REUSES FOR SCROOL RBUILDTINGS AND STTES,

Exemples of Positive Types cf Uses:

Xursery School Bev/Cirls Clubs
Private School Cormunity 1.ibre
Special Fducatiorn School
Comrunity Center
Satellize Center for Universitv
Classes
Serior (Citizenrs (enter
Parx and Recreation Center

Churches, Synagoygues, and Other Pliaces of worshin
l.ocal Government Storage

..... "t Offices net Dealirg Mrectiv witr

i
O
“
[44]
8]
3
]
(193
o]
re

Museum

Housing for the Hldeorly and Phyvsicallv =arcicapned
e

Yeclicel Clinics

Cenerai Retall or Correrciel Activity
Banxing

Taverns arc Nigrht Ciub

n o0
Rl
W3
awm
e
=N

Autonotive Service es
Manufacturing and Processing
Industrial Uses

Q

In addizion to the social services and recreation

Progra~s provided by thre ity and Counctyv
governmerts, the Planning Area has the ollowing

social service organizations.

Steppirg Stones 1s a shelter providirz temporary
housing to homelecss people in need of erer
bousing cdue to fire, loss of job, cvicrtion,
tary difficulties, scarcity of low income rentals,
fanily conilicts or other nperson:al crises  or
r

diles, In &additior to shelzer

e
es nrovides food anc ¢l
o

supportive environment which fcosters &
scif-tein.



Conter, which opened i nv 1954 op
Tlemertary  Schoci, soiicits aAng stores
roousturis  and cistributes theo withou

to qualified n

focc to reedy
HELP, FISkK,
ties, Jewish

mary churchtes.

I~
|
N

onprofit oryanizea
ciients. Tre or
Comrunity Mirnistr

Social Services,

. .

<

1Tie

provicae

1nciuce
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HOUSTNC

INTRODUCTICN

=

he age, condition, type anc cost of housing plav
1 irportant role irn ccfiring Libe charac
neighborhood. Housing ir tre Pl
cludes old and new homes, single farily,
townhouses and apartment units, covering a range
of prices and ages. The variety ot housing avai.-
able mirrors the diversity of the Planning Area.

Existing Conditiors

Built 1in 1952 and 1933, the cldest hores in the
Planning Area 3 are duplexes, the Rlancdford apa
ments anc the houses on Blancford Drive. Hunge
ford-Stcneridge, from Cabir Jobn Parxwav to Julian
Place and frem Mount Verncn Place to woorsmoert
Country Club, was developed in sectiors frorm 1934
to 19

- —
i

he, New Mark Cormons' bhouses were buil:t v
7Cs. The newest homes in the Planning Aren
e townhcuses located in New LSDL

Court Hardy Plilace, Ju
Sc oo

(A}
1Y
4

al
T
D o

1
A major assel 0O
be housirg, reg

B S )

[ B IR
S

crmon

3

t¥]

e

o}

-
3
m
ol
O
n
n
C
)
2}
»
(B¢
b

housing

single ramily romes

Pilannirg Area  1lnciuding &7
225 townhouses, 4f duplexes, and L42 apart—ents.
Figure 2 compares the iousing tvpes ir the Plan-
ing Area and the City.

FIGURE 6 |
T COMPARISON OF HOUSING TYPES IN
o PLANNING AREA 3 AND THE CITY
ﬁ




Turnover

Rate

Y
‘rom A high in 1972
ey T t

through 1987,
to a low 1in 1983 of 4 percent.
Rockville aiso had & turrover rate
1983. As Tabic 7 shows, the dec
rate ir the Pilanning Area scerms to
or neighbnorinood stabilizariocn cduri
Table 7
TURNOVEX RATE FOR PLANNING
AND ROCKVTILLE {IN PERC
Year Planning Area 2

Y
\C
~
e NS
—
T

1974 4.5
1675 A
1¢7¢6 6.9
1977 7
1G7% 7
19768 7.0
1920 2
15& 2
1642 5
PR 4

-

»)
&)

al

'y
D T

3 Areo: has

aAr  perion
CI j'i.4 per

Tre  (ity

cf 4 percen
tine ir turn
be o reflicce

ng titis per:
AREA B

ENT)

wo Oy i
. .

~

.
~Jd L o~y

A
1nE ] sa.
price for the Planning Area to the average seles
price for :the City over the past ten years inci-
cates that the Planning Area has had slightly
bigher rices than the (City except for tre first
six rmonths of 1982, A comparison of sale prices
by rousing typcs 1n the Area and the ity are:
Planning
Area City
Duplex S 5&,900 S 71,726
Townhouse 102,350 105,302
SFD §1,350 CS R
Thesc prices are based on housing sa.c prices from
January to lhecember 1983,
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Rents

PROPOSID HOUSING PLAN

The Planning Area provides 86%Z of the City's low
priced multi-family rental housing units, 15%Z of
the City's multi-fanmily rental housing stock and
15% of the City's single-fanily attached housing
units. Rents for multi-family units in Area 3 are
under S$400; J7% of the rents are $359 or less.

Policy:

Action:

Policy

Action

Maintaining the current mix of housing types,
prices and ownership options would not only help
preserve the social and econonic diversity in the
Planning Area, but also would support the ‘aster
Plan recommendation to assure "that a wide range
of choices in dwelling unit type, cost and living
environaent will be available in suitable
measure. "

The diversity of housing choices in Area 3,
including low-priced, multi-family rental units,
should be maintained.

“aintenance and preservatioan of the Plananing
Area's housing stock depends on a strong housing
code enforcement progran. ‘ulti-family units,
where the responsibility for upkeep and main-
tenance is divided among owners, service contrac-
tors and residents, and rental units, where lack
of a vested interest may discourage adiegquate
attention, require special attention.

THT HOTUSING

STOC SHOILD 3% MAINTAIVNED T3
STANDARDS ESTA3LIS

HEZ50 3Y THE HOUSING C0DZ
24T CITY SHOULD CONTINUE 7D PROVIDE:

® A strong code enforcement program to assuare
maintenance of housing stock.

e Make available cowmbined city resources to
assist low and moderate income residents to
maintain decent, livable shelter.

e Look to innovative housing programs to protect
the existing renter and provide new
opportunities for home ownership.



e ATTACHMELT 1.

HAND DELIVERED
OCT 19 1984

Octob 17, 1984
PUBLIC WORKS DEPT. reber

Mayor and Council
City of Rockville
City Hall

Rockville, Maryland 20850

Dear Mr. Mayor and Council Members:

The purpose of this letter is to document for the record informatior
on the September 25, 1984 Public Hearing on Location and Design of
Ritchie Parkway: Positions of Neighborhood Planning Advisory Grou
(NPAG) for Planning Area 3. -

I. General Comments

According to the Master Plan alignment, Ritchie Parkway will have
its most direct and by far the heaviest impact on the Hungerford Stone-
ridge Subdivision. The road surface along some parts of the highway
is realistically estimated to be in the range of 50 to 60 feet from the
homes (noct the property line) of some of the residents of our neighbor-
hood. Before going into specific points that need to be addressed
and providing the NPAG position on them, we would like to make some
general statements about the Repcrt of the Area 3 NPAG, the subseguent
Preliminary Draft Plan for Area 3 and the Environmental Assessment for
Ritchie Parkway. The NPAG recognized more than one and a half years
ago that the Ritchie Parkway project would need much discussion anc
careful planning before its final design and lcocation were completed.

In our report of August, 1983, we offered some initial recommendcdations
and purposely refrained from going into the detail we felt was necessary
to cover all of the many aspects of the project. As it turned out we
were laboring under the false notion that we would have time to work

on more details during the planned work sessions with the Planning
Commission. The work sessions have been disappointing to say the least!
Not only have we not been able to get into more detail regarding Ritchie
Parkway, but the Preliminary Draft Plan which the Planning Commission
has referred out contains even less cdetail than our report. 1In fact

it contains only 6 pages of text, half of which deal with a description,
in the most general terms, of what the "ideal" neighborhood should be.
In addition, as it became clear that the Environmental Assessment was
moving along ané the NPAG was being put on the City's back burner, we
strove unsuccessfully %o cet some discussion of the details with the
Ccity's traffic engineer and/or the City's Traffic and Transportation
Commission.

As regards the Environmental Assessment for Ritchie Parkway, it
is a most subjective doccument which represents the City's effort to
go through the motions to fulfill the minimum reqguirements of the
law. To in any way put forth the idea that it is an objective, scienti-
fically accurate, reliable document borders on the ridiculous. It is
replete with biased opinion, ambiguities and unsupported conclusions.
Unfortunatelv it has become the basis for the traffic and transportation
section of the Area 3 Preliminary Draft Plan which was put together by
the City's Planning Department. In support of the above comments I
submit the following items:



II. Access Points in the Area of the Intersecting of Ritchie Parkway
' with West Edmonston Drive, O0ld Ritchie Parkway and Rocxvi.le Pike.

Area 3 residents currently have access to and from Rockville
Pike at three locations - Mt. Vernon Place, Old Ritchie Parkway and
West Edmonston Drive. With the proposed alignment shown in the
Environmental Assessment for Ritchie Parkway, two of the three points
will be modified with the result that the neighborhood will be cut
off from Rockville Pike. This is a situation analogous to that of
the Lincoln Park neighborhood and represents an expected proposal by
the current City government that has a record of favoring and support-
ing choices that are beneficial to the business community rather than
the residential community. The reason put forth by the City for this
alignment is that it will discourage cut-through traffic in Area 3.
Its impact on cut-through traffic will be negligible in the face of
the poor levels of service projected at intersections in the area.
The real reason the City wants this alignment is to separate the
stretch of road designated in the EA as East Edmonston from West
Edmonston. In doing this the City will then be able to take the
position that this portion of road is now a commercial roadway and
the residents of Area 3 will have little or no input on problems that
involve this access point to the neighborhood.

In support of the above scenaric one only needs to lookx at the
section of West Edmonston Drive that extends for 200 yards to the
west o0f Rockville Pike as it exists today. There are six or seven
driveway cuts in the roadway. One of them serves as a major access
point for the Wintergreen Shopoing Center. Since the completion of
the shopping center there has been a sharp rise in traffic on West
Ecdmonston Drive and an accompanying increase in traffic accicdents in
that area. The driveway serving the shopping center is used as an
access point for all manner of heavy trucks making deliveries to the
stores in the center.

A second driveway cut is on the order of 50 feet from the West
Edmonston - Rockville Pike intersection and is used by vehicles turning
left frem West Edmonston Drive into the parking lot in front of the
Tenley Building. This driveway has existed for years and apparently
was not a heavy contributor to accidents in the area. However, with the
increased traffic brcught on by the Wintercreen Plaza, the situation
has become extremely hazardous.

The net result of the increased traffic and the lack of any attempt
to change the status guo with respect to traffic flow (thus accommodat-
ing the merchants on Rockville Pike) is that our residents are increas-
ingly exposed to hazardous conditions as well as severely restricting
their access to Rockville Pike. For emphasis we would add once again
that this is the situation as it exists today and for which the City
is unable to come up with a solution. We add this last comment because
we have mentioned these problems to the City. We have suggested the
possibility that the City could correct traffic patterns by some altera-
tions in the area. Nothing has happenedl
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We can now consider what will happen to this area when Ritchie
Parkway is added to the traffic pattern. Ritchie Parkway will
eliminate direct access to Rockville Pike so that Area 3 residents
will have to get on Ritchie Parkway then get off again to get to
"East Edmonston Drive" before getting to Rockville Pike. We now
also have the situation described above except that significantly
more traffic will be added from vehicles coming from Ritchie Parkway.
Traffic use for the "East Edmonston" section of roadway in 1982 was
7,000 ADWT; as a primary roadway the maximum acceptable ADWT 1is
10,000. Over the past two years we are sure the ADWT has risen above
7,000. It is virtually certain that once Ritchie Parkway is in place,
the ADWT will far exceed the acceptable limit. When his happens the
residents of the neighborhood will, for all practical purposes, be
cut off from Rockville Pike.

We suggested that the State Highway Administration consider
several alignments for Ritchie Parkway (included in our report). We
thought that this was essential so that some of these problems would
be solved before the design became .final. All were rejected
without any supporting details or documentation.

In light of these events we are hereby recommending that alternate
4 in Figure 10 of the Environmental Assessment is the one that should
be used. t will achieve the goal of ameliorating the impact of
Ritchie Parkway on our neighborhood. It will permit adeguate space
for buffering that is acceptable. It will prevent cut-through traffic
in our neighborhood. It will provicde a realistic pairwise (with old
Ritshie Parkway) access to Rockville Pike that will minimize the
isciuting effects of opticns 1 and 2W offered at the Locaticn and Desig:
Hearinc. ‘

As for the old Ritchie Parkway access polints to Rockville Pike,
it is clear that the proposed alignment of Ritchie Parkway will
restrict access to Rockville Pike at this site also. Residents of
Area 3 will have to contend with the increased traffic on the new
roadway in order to get to Rockville Pike. Tne Environmental Assess-
ment does- not address the impact of this site in any detail. O0f equal
concern is the opportunity for cut-through traffic along East Jefferson
Street that will be created by the alignment at 0ld Ritchie and New
Ritchie Parkways. This too is unaddressed.

IIZ. The Adecuacy of 3uiffering Along Ritchie Parkwav

The NPAG Area 3 Report as well as the Preliminary Draft Plan for
Area 3 recommended that detailed specifications and strong unambiguous
language be established as part of a new city ordinance be adopted.
This ordinance would ensure that residents have protection against
the adverse effects of commercial development and/or transportation
projects. For want of this type of an ordinance the residents along
the back of Wintergreen Shopping Center have been subjected to un-
bpuffered effects from the daily operation of the commercial establish-
ments in the center. We now strongly encourage the adoption of this

type of protective ordinance as a first priority before any further
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large scale projects are permitted in the city. If indeed the
objective of the Master Plan is to make Rockville the best resi-
dential community possible this is a must and is owed to the
citizens of Rockville.

We offer the following points in support of our position on
alterate 4 traffic option in Figure 10 of the Environmental Assess-—
ment. First, the right of way in the area behing Wintergreen Shopping
Center and the residences along Hardy Place does not offer enough
room to provide for adequate buffering of the residences if a 4 lane
highway is placed there. That is the reason for our recommendation
for 2 lanes for this section of the highway. The solution to the
buffering problem cffered in the Environmental Assessment is to con-
struct a 12 foot high barrier along the edge cf the highway in this
area. This is an unacceptable proposal. Why should our community
be so defaced? It is now obvious that the most recent strategy of
the City is to "divide and conquer." As stated by Mrs. Barnett's
letter to the Mayor dated October 12, 1984, the "issues concerning
adequate buffering of existing residential properties will be resolved
at the detailed design stage in accordance with the objectives of the
City and the residents directly affected." We as volunteers who
worked for more than two years in good faith take this as an insult,
and as residents of the same community ask why the City thinks that
the type of buffering devices used will affect only the residents
directly adjacent to the highway? The whole character of the neigh-
borhood will be affected by construction of 12 foot high barriers on
its periphery.

iv. Traffic Generation by the Develcovment of +he Westmont Tract

It must first be stated that the Environmental Assessment is
incomplete and inadequately addresses the generation of traffic by
the "worst case" proposed development for the Westmecnt property,
i.e., 2.5 million square feet of office space. Assuming that this
amount of development becomes a reality there is the potential for
attracting 8,000 to 10,000 vehicles tec the Westimont site. This is
based on the assumptigp of the 4,000 to 5,000 jobs figure used ky
the County cgovernmenfiwhich will become available upon developing
about cne-half of the space for the EDS Corporation; and the realistic
assumption that public transportation will not have any significant
impact due tc the type cI employees hired and the lack of cos: incentive
to use public transportation. This last point was also recently raised
by the president of Microbiological Associates as a concern that might
rule against that company's participation in the "bio tech" park at
Shady Grove. With access to Ritchie Parkway this type of development
will for all practical purposes negate the goals of improving traffic
flow and providing easy access to Rockville Pike for the City's
residents west of I270. It is obvious that the traffic figures can
be manipulated in many ways by modification of the assumptions upon
which they are based. It is also obvious that they are subject to
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wide variability and margins of error. Essentially they are at
best very unrealiable estimates. However, common sense dictates
that much more traffic will exist in the southern part of the City
and that if Westmont is developed commercially it will generate a
great deal more traffic. 1In this case we see Ritchie Parkway as
becoming a "parking lot" rather than the east/west arterial that
is envisioned in the City's Master Plan.

Given the incompleteness and inadequacy of the Environmental
Assessment, it is obvicus that the impacts portrayed are understated
and in no way reflect a realistic picture of what will happen when
Ritchie Parkway is constructed. The NPAG for Area 3 therefore strongly
urges the City to take the time to do a complete and honest evaluation
of the impacts of Ritchie Parkway on our neighborhood, especially the
buffering and traffic opticns at access points along the highway. We
cannot support construction of.Ritchie Parkway if it is .based on the
present superficial assessment of the impacts on our neighborhood.

Sincerely yours,

Anthony é. Kalica

Chairman, Neighborhocd Planning
Adviscry Group for Area 3

cc: Leah Barnett, Chairpersorn,
Planning Commission
Mr. Morningstar

¢l Miwe PDrvis
See /@/cﬁ/q,qos
Tivm Hecrm
Jee Corpa
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